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Planning and Development Services

Dave Somers Barb Mock, Director
County Executive 3000 Rockefeller Avenue  M/S #604

Everett, WA  98201-4046
(425) 388-3311 FAX (425) 388-3832

REVIEW COMPLETION LETTER

DATE OF LETTER:  March 16, 2017

PROJECT FILE NUMBERS:  16-120252 SPA
16-120252 BLA
16-120255 LDA
16-120256 CBP
16-120417 FPA

PROJECT NAME:  Paradise Lake Road Garden Apartments

COMPLETE APPLICATION DATE:  November 18, 2016

APPLICANT: CONTACT:
Snohomish Garden Development Company LLC Clay White – LDC
901 Fifth Avenue, Suite 3210 20210 - 142 Avenue NE
Seattle, Washington  98164 Woodinville, Washington  98072

PROJECT DESCRIPTION:
Planned Community Business Zone Final Plan approval for a 360-unit apartment complex.

Dear Mr. White,

The information listed below is required to evaluate your proposal further.  Please respond to all of the 
comments.

Planning/Land Use:

Project Planner:  Tom Barnett

1. Environmental review of this project is required per the Washington State Environmental Policy 
(SEPA) and the Snohomish County Environmental Review Ordinance (SCC 30.61).  A threshold 
determination will be made after resubmittal and review of the items requested in this letter.

2. The county’s comprehensive plan (the General Policy Plan, or GGP) includes Land Use Policy 
1.C.2:



“The design of development and the location of structures along the UGA boundary 
should use guidelines such as the Residential Development Handbook for Snohomish 
County Communities (Snohomish County Tomorrow, 1992) which includes cluster 
development techniques.”

Please provide a written description of how the proposed development complies with this policy.

3. The GPP includes Transportation Policy TR 1.C.2:
“Adequate access to and circulation within all developments shall be maintained for 
emergency service and public transportation vehicles.”

Please review the enclosed comments from Fire District 7, and provide a written description of 
how the proposed development complies with this policy.

4. The GPP includes Transportation Policy TR 1.C.11:
“Access and circulation provisions shall be pursued that reduce traffic congestion and 
lessen the need for arterial capacity improvements and shall include, but are not limited 
to: (a) allowing for more than one travel route to residences and/or businesses to facilitate 
emergency vehicle access and circulation, (b) allowing nonmotorized access to schools, 
activity centers and neighborhoods along alternative travel routes, and (c) allowing 
automobile access to schools, activity centers and neighborhoods along alternative travel 
routes.”

Please review the enclosed comments from the Monroe School District, and provide a written 
description of how the proposed development complies with this policy.  Has the applicant 
contacted adjacent property owners regarding the possibility of an access to the adjacent Maltby 
Elementary School?

5. The environmental checklist, at Item 3.b., should be revised to note that the site is within a Critical 
Aquifer Recharge Area and USEPA Sole Source Aquifer. 
(http://snohomishcountywa.gov/documentcenter/view/31791 ).  Please provide a hydrogeologic 
report and the other items required at SCC 30.62C.130 and 30.62C140.

6. The environmental checklist, at Item 6.a., suggests that wood burning would be a source of heat 
at the completed project.  Please clarify if any wood-burning heating is proposed for the project.

7. The environmental checklist, at Item 8.b, asks “Has the project site been used as working 
farmlands or working forest lands?”  Aerial images from 1947, 1978, 1990, and 2015 show that 
the property has been cultivated, apparently for hay production.  Multiple fenced areas appear in 
these images, suggesting the continued presence of livestock.  Please clarify your response to 
this checklist item.

8. The environmental checklist, at Item 13.a, asks “Are there any buildings, structures, or sites, 
located on the site that are over 45 years old listed in or eligible for listing in national, state, or 
local preservation registers?” (emphasis added).

The county’s Historic and Archaeological Resources Ordinance, at SCC 30.32D.040(1), states:
 

http://snohomishcountywa.gov/documentcenter/view/31791


“Criteria for designation of property on county register.
(1) The historic preservation commission may designate a property or properties on the 
county register only if the building, site, structure, object, or district is at least fifty years old 
or, in the event that the property is of exceptional historical significance as determined by 
the commission, at least forty years old.”

The county’s Assessor’s Office shows that the existing dwelling was constructed in 1901, making 
it eligible for the county register.  Please revise this item on the environmental checklist 
accordingly.

9. There appears to be a conditional use permit (CU 4-74) encumbering Parcels 27052500100600 
and 27052500103900; Written Order No. 11 from the Snohomish County Zoning Adjuster is 
attached.  This conditional use permit will have to be vacated before any permits can be issued; 
please refer to SCC 30.42C.208 for information on vacating conditional use permits.

10. Hundreds of e-mailed comments have been received regarding this project, and have previously 
been forwarded to you.  Please categorize the issues within these e-mails, and provide a written 
response.

11. Page 2 of the URDS Narrative / Analysis includes this statement:

“30.23A.030 is applicable as this site is proposing a multifamily development adjacent to 
lots in the R-9,600 zone and the R-5 zone.  We are proposing to meet this requirement by 
incorporating landscaped fencing between parcels zoned R-9,600 and increased 
landscaping vegetation by well over 50% of the required amount.”

The property does not abut any properties zoned R-9,600.  Please clarify or revise this statement, 
and identify specifically which two items required at SCC 30.23A.030(3) are being provided.

12. Please provide elevation drawings of the proposed buildings so that building setbacks, heights, 
and architectural design can accurately be determined.  Note that SCC 30.31A.100(3) must be 
addressed, in addition to the requirements of SCC 30.23A.

13.  Please be aware of SCC 30.23.250:

30.23.250 Aggregation of lots.
(1) If two or more lots are built upon as a unit, are under one ownership, and when the 
common boundary line separating the lots is covered by a building or permitted group of 
buildings, the lots shall be considered a single lot, except as otherwise specifically allowed 
by this code.
(2) The aggregated lot shall constitute a single building site and the setbacks required by 
this title shall then apply to the aggregated lot.

14. Please identify how Buildings 1, 2, 3, 9, 14, and 15 comply with SCC 30.23A.060(1)(b).

15. Provide a written description of how the tandem parking areas comply with SCC 
30.23A.060(2)(c).



16. Provide a lighting plan to demonstrate compliance with SCC 30.23A.060(3).

17. Note that all utilities shall be located underground per SCC 30.23A.110.

18. There appear to be existing “significant trees” within the perimeter landscaping; these trees must 
be retained per SCC 30.25.016(2).  Identify these trees on the landscaping plans, and label them 
as “to be retained and protected”.

19. Note also that SCC 30.25.030(1) requires that all significant trees in all required landscaping 
areas be preserved.  Identify these trees on the landscaping plans, and label them as “to be 
retained and protected”.

20. Provide a completed “Tree Canopy Calculation Sheet”; this form is available at 
www.snohomishcountywa.gov/documentcenter/view/20531.

21. Show on the landscape and site plans the headlight glare blocking fence required at SCC 
30.25.022(7). This appears to be required around most or all of the perimeter of the site.

22. Provide drawing and details for the outside garbage and recycle areas, to demonstrate 
compliance with SCC 30.25.024.

23. Identify which units the tandem parking stalls will be assigned to, per SCC 30.26.025(3).

24. Show any freestanding signs that will be installed at the site, including elevation drawings.

25. Provide the restrictive covenants required at SCC 30.31A.100(4).

26. Provide the documentation from the Washington State Department of Natural Resources required 
by SCC 30.43F.100(3)(c).

27. A parks impact mitigation fee of $1,050.49 per multifamily unit will be required to be paid at the 
time of permit issuance.  A credit of $1,624.59 for each existing single-family residential houses 
will be given.

28. This property is located within the Monroe School District.  Pursuant to SCC Table 
30.66C.100(1), the current school impact mitigation fee is $3,032.00 per multi-family unit with 2 or 
more bedrooms.  The actual impact fee will be based upon the fee schedule in effect at the time 
that building permit applications are submitted, per SCC 30.66C.100.

Drainage/Grading/Geohazard:

Reviewer:  Jack Hurley

1. Please see the enclosed memos from Mr. Hurley.



Transportation:

Reviewer:  David Irwin

1. Please see the enclosed memo from Mr. Irwin.
2. Please see the enclosed letter from Ramin Pazooki, Utilities and Developer Services Manager 

with the Washington State Department of Transportation.

Fire:

Reviewer:  Don Beckwith

1. Please see the enclosed memo from Mr. Beckwith.
2. Please see the enclosed memo from Michael Fitzgerald, Fire Marshal for Fire District 7.

Right-of-Way:

Reviewer:  Darren Hansen

1. Please see the enclosed “Title 13 and Title 30 Land Use and Commercial Approval 
Requirements” document from Mr. Hansen.

2. Please direct any questions about this document to Mr. Hansen at 425-262.2214.

Building/Structural:

Reviewer:  Vic McKinney

1. Please see the enclosed review letter from Mr. McKinney.

Snohomish Health District:

1. Comments from the Snohomish Health District will be forwarded when they are available.

Other Information Required:

1. A cover letter that identifies the proposed change(s) cross referenced to the comments on this 
project is required.  Be sure to include and identify any additional changes proposed as well.  
Please provide five (5) copies.

RESUBMITTAL OF REQUESTED ITEMS

Please contact the PDS Project Manager, Tom Barnett (tom.barnett@snoco.org) to arrange for submittal 
of the requested information.  The resubmittal package must address all changes in order to be 
accepted.

Please be sure to provide the following number of copies:

Site Plans ( 5 )
Grading/Drainage Plans ( 5 )



Studies / Reports ( 5 )

Review of your application will continue upon the receipt of the required information.  At the conclusion of 
that review, you will be notified if the project is ready for a SEPA threshold determination .

Your applications will expire as noted below, pursuant to SCC 30.70.140(1):

Boundary line adjustment application: 12 months
Building permit applications (retaining walls): 18 months
Land disturbing activity application: 18 months
PCB Zone Final Plan application: 36 months
Forest Practices application: 18 months

Sincerely,

Tom Barnett
Project Manager

cc:  Applicant Property Owner



M E M O R A N D U M

TO: Tom Barnett, Principal Economic Development Officer

FROM: Jack Hurley, Engineer III

DATE: January 10, 2017

SUBJECT: 16 120252 SPA, Paradise Lake Road Garden Apartments

The following items related to drainage require additional information to evaluate the proposed developments 
compliance with Snohomish County Drainage and Land disturbing activity codes (SCC 30.63A and 30.63B 
respectively).  This project has a simultaneous LDA application being reviewed.  The applicant is encouraged to 
refer to the documents reviewed for that permit in order to address the issues highlighted in this memo,

Minimum Requirement #1: Preparation of Stormwater Site Plans

The hydraulic and hydrologic evaluation of the proposed flow control facilities needs to include additional peak flow 
rate evaluation of the off-site inflow to determine if the proposal meets the requirements identified in Volume III of 
the Snohomish County Drainage Manual.  The specific issue is conformance with the last paragraph on page 86 of 
that Volume of the manual.  Provide the calculations for flows.

Minimum Requirement #7: Flow Control

The results presented in the report require additional documentation (computer documentation available through 
print-out of PDF report).  The text of the report should clearly describe how the analysis is performed.  The model 
does not appear to have been set up correctly.  The on-site flow control for the project should be established based 
on the Project Site.  Flows from bypass areas are deducted from the allowable flow.  Significant rework of 
documentation and review will be required to evaluate the drainage proposal.

Minimum Requirement #9: Operation and Maintenance

An operation and maintenance manual has been included but the documents included do not appear to be those 
found in the Snohomish County Manual.



Snohomish County
PLANNING & DEVELOPMENT SERVICES

MEMORANDUM

TO: Tom Barnett, Project Manager 

FROM: Jack Hurley, P.E., Engineer III

DATE:  January 10, 2017

SUBJECT: PFN: 16 120255 LDA Paradise Lake Road Garden Apts

1st CONSTRUCTION REVIEW

1) Provide corrected documents.  Comments related to drainage and grading review are included on the 
plans and in the drainage report.  All County Markups must be returned at resubmittal.

2) CONTOURS:  Provide additional information for justification of drainage design (off-site contributing 
area).

3) GRADING SETBACK:  Address requirements on plan sheets.

4) On-site or on-call CERTIFIED EROSION AND SEDIMENT CONTROL SPECIALIST name and phone 
number shall be placed on the plans.  Make the information more prominent.

5) EMERGENCY SPILLWAY: Provide a detail, and demonstrate the emergency overflow spillway will 
carry the 100-year flow without impacting properties or structures.

6) HAUL ROUTE AGREEMENT: Contact Sheryl Barker at 425-388-6408 if earthwork hauled to or from 
the site property will exceed 10,000 cubic yards.

7) RETAINING WALLS: Identify which wall type is proposed in what location on the site.  Provide 
TW/BW info on plan.  Provide additional design and construction info for CIP walls.  Someone needs 
to design fall protection.  Provide structural wall calculations.

8) O & M MANUAL: Replace King County sheets with Snohomish County Sheets.

9) Provide approval signature block (preferred location is near lower right corner) on all construction 
plan sheets including Landscape Sheets.  Sanitary sewer and water do not require this signature 
block.



10) MAINTENANCE COVENANT: Submit an executed, unrecorded Stormwater Facility Easement and a 
title report current within 30 days. To arrange a submittal appointment contact Steven Clausen at 
425-388-3311 to arrange submittal. 

11) Submit an ENGINEER’S ESTIMATE of the following to establish bond amounts and fees:

a) The total square footage of new impervious area (including sidewalks and graveled areas – 
commercial projects only). 

b) The cost of installing and maintaining the temporary on-site (and separately for off-site) erosion 
and sediment control measures shown on your erosion and sedimentation control plan. 

12) Please contact Shawn Toevs for all information on right-of-way permits, insurance and bond 
information below.  She can be reached at 425-388-3311 ext. 2208 or at the following email address: 
s.toevs@snoco.org.  

13) A Performance Security or Assignment of Funds in Lieu of Performance Security in the amount of 
110% of the erosion control estimate will be required.  A worksheet with the bond and fee amounts, 
along with bond forms, will be provided to you after the cost estimates have been submitted.  Please 
do not submit the bond without first receiving the worksheet.  This security must remain in effect until 
the final inspection and construction acceptance by PDS of all the drainage facilities specified by your 
TESC and drainage plans has been given and the required maintenance security and fee are 
received.  The Security Administration Fee attached to this bond ($0.005 per square foot of 
impervious area – Commercial or $19.50 per lot – Land Use) will be collected at the time the erosion 
bond is submitted.  [SCC 30.84/30.86.510(2)/30.86.030.]

14) A two (2) year Maintenance Security or Assignment of Funds in Lieu of Maintenance Security in the 
amount of 20% of the combined road improvement and drainage facilities in place construction cost 
estimates shall be required prior to the county’s release of the performance securities.  The Security 
Administration Fee attached to this bond ($0.003 per square foot of impervious area – Commercial or 
$26.00 per lot Short Plat/$31.00 per lot Plats) will be collected at the time the maintenance security is 
submitted.  [SCC 30.84/30.86.510(2)/30.86.030.]

Snohomish County Planning Development Services

APPROVED FOR CONSTRUCTION 
By: ____________________________________

Randolph R. Sleight, P.E., P.L.S.
R/W Permit No. ________________



M E M O R A N D U M

February 28, 2017

TO: Tom Barnett, Senior Planner
Planning and Development Services

FROM: David Irwin, Engineer II, Transportation Development Reviewer
Planning and Development Services, Transportation Engineering Section

SUBJECT: File No. 16 120252 SPA, Paradise Lake Road Garden Apartments
First Transportation Impact, Mitigation and Concurrency Review Comments

____________________________________________________________________________

The Transportation Engineering Review Section of Planning and Development Services (PDS) has 
reviewed the subject development proposal for compliance with Chapter 30.66B SCC (Snohomish 
County’s Traffic Mitigation and Concurrency Ordinance), Snohomish County Engineering Design and 
Development Standards (EDDS) and the appropriate County Rules and procedures and has summarized 
that review below. This development proposal is subject to the requirements of the version of Chapter 
30.66B SCC that was in effect at the time of submittal of a complete application to the County.

General Information

 The applicant is proposing to develop a 360 unit apartment complex with 15 buildings. The site 
encompasses three parcels totaling 16.91 acres in the PCB zone. 

 The subject property is located 9321 Paradise Lake Road in Transportation Service Area (TSA) 
“E”, inside the urban growth area (UGA).

 On site access will be provided by a private drive aisle.
 The plan used for this review was received by (PDS) on November 18, 2016.
 The subject development is vested to the 2016 version of the EDDS.
 The site is currently developed with two SFRs. According to the site plan, the SFRs will be 

removed. Credit will be applied to the existing SFRs. 

Notice of Decision Requirements for Concurrency and Impact Fee Determination:

The development is still under review and no concurrency decision has been made at this time.  
Notice language will be provided in a subsequent traffic review memorandum.

Concurrency [SCC 30.66B.120]

The County makes a concurrency determination for each development application to ensure the 
development will not impact a county arterial unit in arrears or cause a county arterial to go in arrears.

The development is not concurrent at this time. Additional information is needed to determine whether or 
not the development is concurrent. A Traffic Impact Analysis (TIA) by Transpo Group was received by 



PDS on November 18, 2016. The traffic study submitted indicates that the Institute of Transportation 
Engineers (ITE) Trip Generation Manual (9th Edition, 2012) was used to estimate the traffic generated by 
the apartment complex (ITE’s Land Use (LU) code 220). The traffic study submitted anticipates the 
proposed development will generate 182.1 AM peak hour trips (PHT) and 221.2 PM PHTs. 

Due to the proposed development not being in the general proximity to: pedestrian facilities, public 
transit, grocery stores, public parks, schools, and other attractors, it appears the only mode of 
transportation is by vehicle. With that in mind, the trip distribution would anticipate more vehicles using 
alternative routes to and from the nearest attractors.

Pedestrian Facilities: Pedestrian facilities will be constructed along the developments frontage. 
However, there are no pedestrian facilities adjacent to Paradise Lake Road northwest or 
southeast of the subject development.

Public Transit: The nearest public transit stop is 2.8 miles south of the proposed development at 
the intersection of NE Woodinville-Duvall Road and 176th Ave NE.

Grocery: The nearest grocery/food supply store is Costco (and located approximately 3.25 miles 
away) which can be accessed via State Route (SR) 522 and Bostian Road/240th Street SE. 
Bostian Road/240th Street SE is a Minor Collector Arterial and the traffic study does not appear to 
show any trips to or from the arterial as would typically be anticipated if there is congestion on SR 
522 during the PM peak hour. The other nearest grocery store is Albertson’s (and located 
approximately 3.6 miles away via Broadway Ave) on SR 9. The traffic study does not show any 
trips to or from the Minor Arterial of Broadway Ave/Yew Way. The next nearest grocery store is 
Safeway (and located approximately 5.3 miles away via Paradise Lake Road and NE 
Woodinville-Duvall Road) near Cottage Lake. The traffic study shows 10% of the developments 
distribution heading southeast on Paradise Lake Road.

Public Park: The nearest public park is the Paradise Valley Conservation walking trails. The park 
entrance is approximately 1.5 miles southeast of the proposed development on Paradise Lake 
Road. As specified above, there are no pedestrian facilities between the proposed development 
and the park.

School(s): Maltby Elementary School adjoins the subject developments northeast property 
corner. Pedestrian facilities have not been proposed, therefore, the school is located 
approximately 1.0 miles away from the subject development by car. Hidden River Middle School 
is southwest of the subject development on the south side of Paradise Lake Road. Pedestrian 
crossings do not currently exist and have not been proposed. Monroe High School is 
approximately 7.6 miles away.

Due to the vicinity of these attractors, Snohomish County does not agree with the distribution as shown 
in the TIA. The traffic study shows that 73% of vehicles will travel south on SR 522, to and from King 
County and presumably I-405. Also, Per DPW Rule 4220.070(5),(6) & (7), trips assigned to SR 522 need 
to be distributed back onto the road system and carried out to each key intersection at which the 
approach or departure volumes on any leg have three (3) or less PHT. The traffic study shows that 5% of 
vehicles are heading to Monroe, but this distribution needs to be carried out to a key intersection and re-
distributed back onto the road system as indicated above. This needs to be addressed.

As stated at the time of submittal, the traffic study submitted did not incorporate all the requirements per 
SCC 30.66B.035(4), and (5). Furthermore, administrative rules have been adopted, per SCC 
30.66B.080, for necessary procedural requirements for a traffic study which allow for efficient processing 
of a development’s application. DPW Rule 4220.070(3)(a), (b), & (c) require three products for each 
traffic distribution, which include: the distribution, assignment, and tabular format. (Note: there are also 
separate documents on the County’s website that provide visuals for the distribution requirements, the 
link is below.)
 http://wa-snohomishcounty.civicplus.com/DocumentCenter/View/6720

http://wa-snohomishcounty.civicplus.com/DocumentCenter/View/6720


It also appears that Key Intersection #209 (Paradise Lake Road @ SR 522) and #172 (Lowell-Larimer 
Road @ SR 9), and all the other key intersections listed in the TIA are impacted with three or more 
directional peak hour trips and were not addressed per SCC 30.66B.145 or DPW Rule 4220.070(4). 
Turning movement circles are needed for each key intersection. The County standard for turning 
movement circles are the existing condition, forecasted 6 year (2022) without development (which is only 
pipeline data), and forecasted 6 year (2022) with development (which includes both pipeline data and the 
proposed development). These requirements may vary from WSDOT’s standards. If pipeline data is 
available, a growth factor should not be applied. In cases where a growth factor is applied, it needs to be 
discussed with the County Traffic Engineer what the growth factor would be and documented in the 
report. The TIA submitted used WSDOT’s growth factor of 1.6 and provided a forecast year of 2020. This 
does not adequately address Snohomish County’s traffic study requirements and needs to be addressed. 

As stated in an email to the applicant’s Traffic Engineer, Dan McKinney, on November 28, 2016, the 
traffic study submitted did not address all the requirements specified per SCC 30.66B.035(1). In order to 
make a concurrency determination per SCC DPW Rule 4220.100(4)(c), any arterial unit impacted by 
more than 50 directional PHT from the development is required to be evaluated for future LOS analysis. 
The appropriate methodology to be used to determine LOS analysis is specified in DPW Rule 4224. 
Paradise Lake Road will be impacted with 50+ directional PHT and requires a future LOS analysis. This 
needs to be addressed and provided at re-submittal. (Note: there are also separate documents on the 
County’s website that provide a checklist for the requirements of the future LOS analysis, the link is 
below.)
http://wa-snohomishcounty.civicplus.com/DocumentCenter/View/6707

See the WSDOT section below for additional TIA comments.

Inadequate Road Condition (IRC) [SCC 30.66B.210]

Regardless of the existing level of service, any development which adds three or more P.M. peak-hour 
trips to a location in the road system determined to have an existing inadequate road condition (IRC) at 
the time of imposition of mitigation requirements, or development whose traffic will cause an IRC at the 
time of full occupancy of the development, must eliminate the IRC.

Snohomish County has received 200+ emails from public citizens concerned with existing traffic in the 
Maltby vicinity and how the roads will be effected by the forecasted trips from the proposed development. 
Based on this, Snohomish County is conducting an IRC study along a segment of Paradise Lake Road. 
The Paradise Lake Road segment is being performed from the eastern edge of WSDOT right-of-way 
near the 91st Ave SE-Paradise Lake Road “Y” and extending southeast to the King County line. The IRC 
study cannot be completed without a revised trip distribution as indicated above. When a revised trip 
distribution is provided, additional roadways may be analyzed at that time. 
 
Additionally, many of the emails received by neighboring citizens proclaimed their concerns with the 
existing traffic on SR 522 and on Maltby Road (SR 524), as well as the portion of Paradise Lake Road 
within WSDOT right-of-way. Since these roadways are under the jurisdiction of WSDOT, Snohomish 
County does not have any authority to evaluate the conditions of these roadways.

Road System Impact Fee [SCC 30.66B.310]

A development shall mitigate its impact upon the future capacity of the Snohomish County road system 
by paying a road system impact fee reasonably related to the impacts of the development on arterial 
roads located in the same transportation service area as the development, at the rate identified in SCC 
30.66B.330 for the type and location of the proposed development.  A development's road system impact 
fee will be equal to the development's new average daily traffic (ADT), based on the latest edition of the 

http://wa-snohomishcounty.civicplus.com/DocumentCenter/View/6707


ITE Trip Generation report published by the Institute of Transportation Engineers, times the per trip 
amount for the specific transportation service area identified in SCC 30.66B.330 or acceptable specific 
trip generation information provided by the applicant or their Traffic Engineer.

The estimates of trip generation for the development are based on the 9th edition of the ITE Trip 
Generation Report as follows: 

ITE Land Use Category:  Apartments / Single Family Detached
ITE Land Use Code:  220 / 210
Applicable Measurement Unit (ITE Independent Variable):  Living Unit / SFR
Number of applicable measurement units for this development:  360 / 2

Trip Generation Calculations:

Trip Generation Based on Average Rates

Type of trip Calculation Trips

New average 
daily trips

[(360 Units x 6.65 ADT/Unit) – (2 SFRs x 9.52 ADT/SFR)] 2,374.96

New AM peak-
hour trips

[(360 Units x 0.51 AM PHT/Unit) – (2 SFRs x 0.75 AM PHT/SFR)] 182.10

New PM peak-
hour trips

[(360 Units x 0.62 PM PHT/Unit) – (2 SFRs x 1.00 PM PHT/SFR)] 221.20

Road System Impact Fee Calculation

New ADT 2,374.96

Number of new living units: 360

TSA E mitigation rate per ADT inside the UGA: $230.00

Road system impact fee for this development $546,240.80

Amount to be paid per Living Unit $1,517.34

These figures do not include credit for on-site TDM measures, see TDM comments below for additional 
details.  Consistent with SCC 30.66B.340, payment of this road system impact fee is required prior to 
building permit issuance.

All of the existing structures on the site shall be removed.

Frontage Improvements [SCC 30.66B.410]

All developments will be required to make frontage improvements along the parcel's frontage on any 
opened, constructed, and maintained public road. The required improvement shall be constructed in 
accordance with the EDDS, including correction of horizontal and vertical alignments, if applicable.

DPW Rule 4222.020(1) requires full urban frontage improvements along the subject parcel’s frontage on 
Paradise Lake Road which consist of:



Asphalt concrete pavement consisting of 23 feet width from *right-of-way/roadway centerline to the 
face of curb which includes a 5 foot bike lane
Cement concrete curb and gutter
Planter strip with a width of 5 feet
Cement concrete sidewalk with a width of 7 feet

*It appears that the right-of-way centerline and the roadway centerline vary along the subject 
developments frontage. As shown on the site plan, there will approximately be 2-18 feet of new 
pavement along the development’s frontage if the improvements are based upon the right-of-way 
centerline. As stated in the construction plan review comments, multiple cross sections along the 
frontage are needed in order to identify where the right-of-way centerline and roadway centerline vary. 
The County Traffic Engineer has requested a channelization plan along the developments frontage in 
order to verify that the proposed frontage improvements will not adversely affect traffic flow. As stated 
below, a turn warrant analysis is needed at the primary access point and depending on the results, a 
two-way center turn lane may be required along the developments frontage. Additionally, depending on 
the applicant’s response to the options the Monroe School District has provided, a bus pullout may also 
be required along the developments frontage. This may require additional right-of-way, but this will be 
determined when additional information is provided. 

Paradise Lake Road, on which the development’s frontage improvements are required, is not in the 
impact fee cost basis (Appendix D of the Transportation Needs Report), therefore credits towards the 
applicant’s impact fee for any frontage improvements that can be used in the ultimate build-out of the 
road are not applicable.

Construction of frontage improvements is required prior to any final inspection or occupancy.

Right-of-way Classification / Access and Circulation [SCC Title 13, EDDS 3-02 and 30.66B.420]

Internal Road Classification:

 Private Drive Aisle(s)

External Road Classification:

 Per the adopted Snohomish County Arterial Circulation map, effective July 2, 2015, Paradise 
Lake Road is classified as a Major Collector Arterial.  All Arterial roads are public.  The posted 
speed for Paradise Lake Road is 35 MPH.

SCC 30.66B.420 Access and Circulation Requirements

All developments will be required to: 

(a) Provide for access and transportation circulation in accordance with the comprehensive 
plan and this chapter applicable to the particular development,

(b) Design and construct such access in accordance with the EDDS, and 

(c) Improve existing roads that provide access to the development in order to comply with 
adopted design standards, in accordance with SCC 30.66B.430.



(1) Access to state highways and city streets shall be in accordance with the applicable state or 
city standards and requirements.

(2) All developments that propose to take access via an existing public or private road which, 
for the vehicle trips projected to use the road after full occupancy of the development, is not 
designed and constructed in accordance with the EDDS, will be required to improve such road to 
bring it into compliance with the EDDS when the director of public works determines it necessary to 
provide for safety and the operational efficiency of the road. The extent of improvements will be 
established by the director of public works in accordance with SCC 30.66B.430.

The proposed development will take access from Paradise Lake Road.  Sight distance was evaluated at 
the proposed access point(s) and was found did meet the minimum requirements of EDDS 3-08.  

The proposed drive aisle as shown on the site plan is required to have a minimum turning radius of 20 
feet on the inside and 40 feet on the outside for fire maneuverability. Each of the horizontal curves need 
to show that this requirement is met. This site plan appears to identify the centerline turning radius 
instead of the inside and outside radius. This needs to be addressed.

The County Traffic Engineer has requested a turn warrant analysis for the primary eastern access point 
of the subject development. Copies of the data and results of the analysis are needed simultaneous with 
the resubmittal. This needs to be addressed.

As state above, a channelization plan along the developments frontage is required in order to verify that 
the proposed frontage improvements will not adversely affect traffic flow. This needs to be addressed 
upon resubmittal.

The ADA ramps at the intersections of all the roads in the development must show compliance with 
minimum ADA standard requirements for grades and landings as detailed in the current EDDS Section 4-
05 D and WSDOT Standard Plans F-40 series. A detail of each ADA ramp will be required in the 
construction plans. It is our understanding that the current requirements do not grant any leeway for 
design and construction of ADA ramps for new intersections.

Extent of improvements [30.66B.430]

In determining the extent of improvements required, the director of public works will consider, with other 
relevant factors, the following:

(a) Extent of the development proposed;

The applicant is proposing to develop a 360 unit apartment complex with 15 buildings. The site 
encompasses three parcels totaling 16.91 acres in the PCB zone. There are 2 existing SFRs on 
site. According to the site plan, the SFRs will be removed. Credit will be applied to the existing 
SFRs.

(b) Priority of improvements to involved county roads in the county's six-year transportation 
improvement plan;

No improvement projects are shown on the Transportation Needs Report (TNR), six year 
Transportation Improvement Projects (TIP), or 2017 County overlay list.

(c) Condition of existing transportation facilities in comparison to adopted standards;

Urban improvements will be constructed along the developments frontage on Paradise Lake 
Road. There is approximately 780 feet of rural frontage improvements on the south side of 



Paradise Lake Road in front of the church located directly across from the proposed 
development. No other frontage improvements exist.

(d) Existing and projected land uses and development densities;

The existing use is Agriculture/Residential and the proposed use is Multi-Residential.

(e) Current and projected levels of service on the affected road system;

The level-of-service is still under review and will be re-evaluated when a Traffic Impact Analysis 
is submitted that satisfies all the requirements of SCC 30.66B.035.

(f) Availability of public transit;

The authority to create, eliminate or modify a transit route or transit stop lies with the transit 
agency within whose service area the development is located in or nearby to. The two county 
transit agencies that serve the residents of Snohomish County are Community Transit and 
Everett Transit.  Sound Transit currently has routes that provide express bus service to King 
County from hubs such as Everett Station, the Ash Way Park & Ride.  Everett Transits 
boundaries are all within their city limits and Sound Transits routes are in incorporated areas of 
the UGA.  Community Transit is the only transit agency that has routes and stops in both the 
urban area and the rural area.  The county has no authority to require any transit authority to 
service a subject property or development.  The only authority the County does have is to 
approve the location of a transit stop along a county right-of-way if the transit authority chooses 
to install one.  According to a National Personal Transportation Survey, conducted by the 
American Planning Association, the average person is willing to walk about 1,500 feet to a 
transit stop.

Currently there are no public transit routes or stops that service the subject development. The 
closest transit stop is located approximately 2.8 miles south of the proposed development at the 
intersection of NE Woodinville-Duvall Road and 176th Ave NE. 

(g) Any traffic study submitted;

The traffic study by Transpo Group, dated November 15, 2016, was received by Snohomish 
County on November 18, 2016. As stated previously, a revised traffic study is needed.

(h) Availability of a specific improvement program;

No improvement projects are shown in the County’s Transportation Needs Report (TNR), six 
year Transportation Improvement Projects (TIP), or 2017 County overlay list. There is a 
WSDOT freeway interchange design for the intersection of SR 522 and Paradise Lake 
Road/SR 524 proposing to replace the existing traffic signal. At this time, WSDOT has indicated 
that the agenda for constructing the interchange improvements are not known. 

(i) The number of dwelling units currently using the road system that must be improved and 
projected to use the road system after full occupancy of the development;

Approximately 1,100-1,500 dwelling units.

(j) The needs of low-income persons for decent, affordable, low-cost housing;

The subject development is not a low income housing project.  There are no low income 
housing measures or design features associated with this development.



(k) Transportation system or demand management measures proposed by the developer;

The applicant has submitted a TDM plan that requires additional details before a 5% credit can 
be applied. The remaining 5% TDM obligation will be met by cash payment of $71,890.00.

(l) The need for pedestrian and bicycle facilities

Paradise Lake Road is on the Countywide Bicycle Facilities Map. The required urban frontage 
improvements will include pedestrian and bicycle facilities.

(m) Continuity with existing and proposed improvements;

Frontage improvements do not exist along the development’s side of Paradise Lake Road. 
Urban frontage improvements will be constructed along the development’s frontage.

(n) Development standards of adjacent cities;

It should be noted that Snohomish County cannot impose another jurisdictions requirements 
without the benefit of an ILA, which is an agreement that is voluntarily entered into by the 
jurisdiction.

(o) The need for safety improvements for school children;

Comments from the Monroe School District were received by PDS on December 21, 2016. The 
school district has provided a couple options to address school children, including: offsite 
pedestrian facilities, an on-site easement for bus turnarounds, and a bus pullout along the 
frontage. Additional comments are presented in the pedestrian section below.

(p) The types, sizes and performance of vehicles generated by the development, including but not 
limited to large trucks;

The proposed development is for a 360 unit apartment complex.  The majority of the types and 
sizes of vehicles associated with this type of development are passenger cars and trucks.  
Other less prevalent types are larger commercial vehicles such as buses, semi-trucks, fire 
trucks, utility trucks and delivery trucks that provide goods and/or services to the residential 
occupants or customers of business in the area.

Right-of-Way Requirements [SCC 30.66B.510, SCC 30.66B.520]

A development shall be required to dedicate, establish or deed right-of-way to the county for road 
purposes as a condition of approval of the development, when to do so is reasonably necessary as a 
direct result of a proposed development, for improvement, use or maintenance of the road system 
serving the development.

The road serving this development, Paradise Lake Road, is designated as a Major Collector Arterial and 
requires a right-of-way width of 40 feet on each side of the right-of-way centerline.  Currently, 30 feet of 
right-of-way exists on the development’s side of the right-of-way.  Therefore, the development is required 
to deed 10-feet of additional right-of-way.  This is not adequately shown on the site plan and needs to be 
clearly identified and labeled.

Due to the varying locations of the striped roadway centerline and right-of-way centerline, additional 
right-of-way may be required for frontage improvements. Also, depending on the applicant’s response to 
the school districts comments below, additional right-of-way may be required for bus pullouts along the 
developments frontage. This needs to be addressed.



Paradise Lake Road is not in the impact fee cost basis (Appendix D of the Transportation Needs Report), 
therefore credit towards the applicant’s impact fee for the deeded right-of-way is not applicable. 

Transportation Demand Management (TDM) [SCC 30.66B.630]

TDM is a strategy for reducing vehicular travel demand, especially by single occupant vehicles during 
commuter peak hours. TDM offers a means of increasing the ability of transportation facilities and 
services to accommodate greater travel demand without making expensive capital improvements. The 
County requires TDM of developments inside the UGA and developments that impact arterial units 
designated as ultimate capacity.

All new developments in the urban area shall provide TDM measures.  Sufficient TDM measures shall be 
provided to indicate the potential for removing a minimum of five (5) percent of the development’s P.M. 
peak hour trips from the road system.  This requirement shall be met by the provisions of on-site design 
requirements under SCC 30.66B.640, as applicable, except where the development proposes 
construction or purchase of specific offsite TDM measures or voluntary payment in lieu of site design, in 
accordance with SCC 30.66B.620 and SCC 30.66B.625.

All new developments adding three or more directional peak hour trips to an arterial unit designated as 
ultimate capacity are required to provide an additional five (5) percent TDM obligation, in accordance 
with SCC 30.66B.160(2)(c)(ii). Therefore, the trip reduction percentage for this development is 10%.  The 
applicant has provided a TDM Plan during the initial submittal. When the TDM plan meets all the 
requirements, half of the TDM obligation will be fulfilled. The remaining TDM obligation for this 
development is therefore equivalent to 5% of the 221.20 new PM peak hour trips x $6,500.00 which 
equals $71,890.00 ($199.69/living unit). It will be a recommended condition of approval that the 
remaining TDM obligation is met by cash payment.

The TDM Plan that was submitted with the application needs to clearly identify and show thermoplastic 
pavement markings at the pedestrian crossings within the proposed development, per SCC 
30.66B.640(2)(a) & (c). Also, depending on the applicant’s response to the school districts comments, 
additional details may need to be clearly shown and labeled on the TDM Plan, as is required by SCC 
30.66B.640(2)(e). The applicant may provide those details with the next submittal, and if it meets the 
requirements, a 5% credit to the road impact fee will be given, and half of the TDM obligation would be 
fulfilled.  TDM credit has not been applied to the impact fee above. 

State Highway Impacts [SCC 30.66B.710]

When a development's road system includes a state highway, mitigation requirements will be established 
using the terms of the interlocal agreement (ILA) between the County and the Washington State 
Department of Transportation (WSDOT).

This development is subject to ILA between Snohomish County and the WSDOT that became effective 
on December 21, 1997, and as amended through the date of completeness for this application.

Pursuant to SCC 30.66B.055 a written proposal from the applicant proposing measures to mitigate 
impacts on state highways is required and has been received via the TIA. The applicant has proposed 
obligation to the State as follows:

Payment of $85,824.00 based on standard rate of $36/ADT



PDS received comments from WSDOT dated December 21, 2016.  WSDOT’s comments requested 
additional information with respect to the development’s traffic impact analysis (or traffic study) 
submitted. The State’s comments have been provided below:

1. The list of State intersections affected by this development for which traffic impacts are to 
be evaluated must include the intersections of (a) Paradise Lake Road at 91st  Ave 
SE/Bostian Road, (b) SR 524 at W. Bostian Road/Yew Way, (c) SR 524 at Yew Way and 
(d) SR 524 at Broadway Avenue. The TIA already analyzed conditions at the intersections 
of SR 522/Paradise Lake Road and of SR 9/SR 524.

a. Similar to work done in the TIA, we ask that traffic performance at these 
intersections be evaluated for Existing, 2020 No Build and 2020 Build conditions, 
and for the results to be submitted for WSDOT review.

b. Should development impacts on any of the intersections warrant mitigation, we 
expect that recommended mitigation measures and their effectiveness to be 
submitted for WSDOT review.

2. The TIA cites growth factors in the Existing & Future Traffic Volumes section of the TIA. 
While we understand the reference to the WSDOT 2015 Annual Traffic
Report, we ask that back-up documentation on the derivation of the growth factors be 
provided for WSDOT review.

3. The Heavy Vehicle (HV) truck percentages presented in Attachment C of the TIA and 
used in the traffic analyses are inconsistent with the data that we compiled from our own 
recent traffic counts. We ask that a more detailed breakdown of the vehicle classification 
data that were compiled from the developer's traffic studies be provided for WSDOT 
review.

4. We are not able to discern what signal timing data were used in the analyses, based on 
the information provided in the TIA. We ask for the developer to provide such timing data 
for WSDOT review.

5. Depending on the accuracy or acceptability of the information submitted under items 2, 3 
and 4 above, WSDOT may require the developer to re-analyze the Existing, 2020 No 
Build and 2020 Build conditions for the intersections of SR 522/Paradise Lake Road and 
of SR 9/SR 524. Results of the re-analyses are to be submitted for WSDOT review. We 
will withhold any recommendation to the County regarding the need for mitigating traffic 
flow conditions at these intersections until after we are satisfied with the sufficiency of the 
traffic impact analyses, as raised herein.

6. Snohomish County has expressed concerns over the congested related accidents that 
has been occurring between Paradise Lake Road/91st Ave SE/Bostian Road intersection 
and SR 522/Paradise Lake Road intersection. We request that the developer address the 
County's concerns and propose appropriate mitigation measures.

7. The design of a WSDOT plan for the SR 522/Paradise Lake Road interchange has been 
on hold for at least 10 years, pending funding appropriation by the legislature to complete 
its design, ROW purchase and construction. Under that interchange plan, the location of 
the Snohomish Gardens parcel is where a new intersection of local streets and their 
respective alignments are proposed. As a result, if this proposed development is 
approved, it will conflict with elements of that original design for an interchange at this 
location. When funding becomes available in 2025 through the Connecting Washington 
program to resume design work, WSDOT will work with the community to develop 
alternative design concepts to address the necessary improvements at this intersection.



These items need to be addressed and included in the re-submittal. If there are any questions regarding 
the above items, please contact WSDOT.

Other Jurisdictions Streets and Roads [SCC 30.66B.720]

Mitigation requirements for impacts on streets inside cities and roads in other counties will be established 
consistent with the terms of a Reciprocal Traffic Mitigation ILA between the County and the other 
jurisdiction(s).

There are no city jurisdictions that have an ILA with the County that will be impacted by new trips from 
the subject development

Pedestrian Facilities (SCC 30.66B.430(3)(o)):

The County is required to make findings regarding safe walking conditions for school children who may 
reside in the subject development.  Comments from the Monroe School District dated December 21, 
2016, have been received.  Those comments indicate that the students who live in the development will 
attend the following schools and will:

School Type Elementary Middle School High School
School Name Maltby Hidden River Monroe

Walk to School * * No

Walk to a Bus 
Stop * * Yes

Will busses pick 
up children 

within/adjacent 
to this project

* * Yes

Bus Stop 
Locations

Within or adjacent 
to complex

Within or adjacent to 
complex

Within or adjacent 
to complex

*Students could walk if appropriate facilities are installed.

Also, a letter attached to the above chart from the Monroe School District was received by PDS on 
December 21, 2016.  The letter was dated December 15, 2016, and a copy of the letter is provided 
below: 

The District has reviewed the project and determined that the Paradise Lake Road Garden 
Apartments project would have an impact on busing and school operations. 

According to the SEPA checklist, the project is 360 units and would house approximately 3.1 
people per unit, or 1,116 people total. Using the student generation rates1 provided in the current 
Monroe School District Capital Facilities Plan 2016-2021 (as adopted by Snohomish County), this 
project would generate 168 students. Broken down by grade span, we would anticipate:

 Elementary (K-5) - 64.08 students

 Middle (6-8) - 39.6 students

 High (9-12) - 64.08 students



Based on the District's standard classroom capacity that would mean an additional 1-3 
elementary classrooms, 2 middle school classrooms and 2-3 high school classrooms. 
Furthermore, this number of students would create an increased need of approximately 2 
elementary and 2 secondary bus routes. 

(Note: 1The current student generation rate for multi-family 2+ bedroom units is 0.466 students 
per unit.)

With these anticipated impacts, the District would like to request the following improvements from 
the developer:

Impacts to Elementary - Maltby Elementary School 

Students from this project would attend Maltby Elementary School, which currently has sufficient 
capacity to support the additional 64 students. Students would be within walking distance of the 
school; however, there are no safe walkways along Paradise Lake Road. The subject property 
abuts the Maltby Elementary property (diagonally) in the northeast corner. The District would like 
to request that the developer install some type of pedestrian connection directly to the school 
property. 

If a direct pedestrian connection is not possible, students will have to be bussed. The District 
would need adequate improvements on the shoulder of Paradise Lake Road to allow for two 
buses to safely pull off of the roadway simultaneously to pick up students. A paved pull out deep 
enough to pull the buses completely out of the roadway, with an additional improved area for 
students to gather and await bus pickup, would meet this need. Another option would be to 
provide an area within the apartment complex for students to be picked up. This would also mean 
providing adequate drive width, sufficient turning radius clearance, and pavement strength to 
support a 35-foot long bus weighing up to 36,200 pounds. 

Impacts to Middle School -Hidden River Middle School 

Hidden River Middle School is located across Paradise Lake Road, just to the southwest of the 
project. This school currently has adequate capacity to house the additional 40 middle school 
students. Students would have to cross the busy roadway to reach the school, which would be 
unsafe with the current conditions. In order to cross Paradise Lake Road safely, there would need 
to be a crosswalk with adequate lighting and warning signals or installation of a traffic signal with 
crosswalks. This would also require adequate walkways on either side of Paradise Lake Road to 
get the students from the apartment complex to the school. Ideally there would also be a speed 
reduction in this area. 

The other option would be to bus students to the school, in which case we would need the bus 
requirements as specified in the previous section. 

School Impact Mitigation Fees 

The District's current Capital Facilities Plan calculates impact fees for multi-family 2+ bedroom 
units as $3,032 per unit. For this project, the impact fee would be $1,091,520 based on 360 units. 

These items need to be addressed and included in the resubmittal. If there are any questions regarding 
the above items, please contact the Monroe School District’s Director of Capital Projects, Heidi Hansen, 
at 360.804.2677 or hansenh@monroe.wednet.edu.

Other Issues or Items:



New signing and striping needs shall be determined during construction plan review and installed by 
County forces.  This signing and striping shall be paid for by the applicant, SCC 13.10.180.

Bicycle Facilities:

The County’s current adopted County Wide Bicycle Facility System Map became effective on July 2, 
2015.  The subject development does border on a right-of-way that has been identified on the adopted 
Bicycle Facility System Map.  A bicycle path is required along the developments frontage on Paradise 
Lake Road.  The required frontage improvements will fulfill this requirement.

Summary of items to be addressed prior to final recommendation:

Revise the traffic distribution in the TIA

Distribute the trips on SR 522 that are >3 PHT back onto the road system

Address the format for key intersection within the TIA: distribution, assignment, and tabular

Add key intersection #209 and #172

Provide the existing, forecasted w/out development, and forecasted w/development for each KI

Provide a future LOS analysis for Paradise Lake Road

Provide a channelization plan for Paradise Lake Road (PLR)

Provide a turn warrant analysis for the primary access point on PLR

Address the 20 ft inside and 40 ft outside turning radii requirements

Show the additional right-of-way to be deeded

Clearly label and identify the development’s half street right-of-way width

Address the TDM plan details 

Address the seven (7) comments from WSDOT

Address the Monroe School Districts comments. 

cc: Elbert Esparza, DPW







Snohomish County
Planning & Development Services

MEMORANDUM

TO: Tom Barnett

FROM: Don Beckwith

DATE: Dec 28, 2016

SUBJECT: 16 120252 SPA & 16 120255 LDA - Paradise Lake Road Garden Apts

The Fire Marshal’s Office has reviewed the above referenced development proposal for compliance with 
Snohomish County Code (SCC) Chapter 30.53A Fire Code and Chapters 30.24.100 General Development Standards 
– Fire Lane Requirement.

General Information

The application for the above referenced Land Use application was received by Planning and Development 
Services on Nov 18, 2016

Description: PCB Final Plan approval for a 360 unit apartment complex; includes URDS site plan approval.
Location: 9509 PARADISE LAKE RD SNOHOMISH

30.53A.512 Fire Apparatus Access Roads

Fire apparatus access shall comply with the requirements of Snohomish County Code 30.53A.512 as follows:

1. Fire apparatus access roads shall have an unobstructed width of not less than 26 feet as proposed and an 
unobstructed vertical clearance of not less than 13 feet 6 inches.  

2. More than one fire apparatus road shall be provided when it is determined by the fire marshal that access 
by a single road might be impaired by vehicle congestion, condition of terrain, climatic conditions or other 
factors that could limit access. (Where two fire apparatus access roads are required, they shall be placed a 
distance apart equal to not less than one-half of the length of the maximum overall diagonal dimension of 
the property or area to be serviced, measured in a straight line between accesses.)

3. Roadways shall be constructed of either gravel, asphalt some other all-weather surface capable of 
supporting vehicles consistent with Engineering Design and Development Standards (EDDS).

4. Turns, bends or sweeps shall be designed at not less than 25 feet inside-turning radii nor less than 45 feet 
outside-turning radii.

5. Dead-end roads in excess of 150 feet in length shall be provided with a turnaround unless a modification 
is granted by the fire marshal.

6. Gradient for roads shall not exceed 15%.
7. Approved signs that include the words “No Parking – Fire Lane” shall be provided for fire apparatus road 

to identify such roads or prohibit the obstruction thereof.  The means by which fire lanes are designated 



shall be maintained in a clean or legible condition at all times and be replaced or repaired when necessary 
to provide adequate visibility. Posted signs or curbs painted yellow with black lettering are required.

8. Snohomish County Code 30.53A.510 (3) defines a turnaround as a cul-de-sac having a driving surface with 
a minimum 40’ outside radius.  

Currently the two entrances do not meet the required separation distance.  By scaling it appears that the 
two entrances should be 600’ +/- apart.

Show or provide notation of the proposed fire lane marking on the site plan. 

30.53A.513 Address Identification

Approved numbers or addresses shall be placed on all new and existing buildings in such a position as to be plainly 
visible and legible from the street or road fronting the property street signage shall be in place prior to occupancy.  
Numbers shall contrast with their background, be Arabic numerals or alphabetical letters with a minimum stroke 
width of 0.5 inch, and shall be sized pursuant to Table 30.53A.513(1), except the minimum size for commercial 
occupancies is 6 inches.

Table 30.53A.513(1) Address Numbering Size Table
Distance From Road (in feet) Minimum Size (in inches)
0-50 4
51-100 6
101-150 8
151-200 10
201-300 12
301 and up 18

For multiple building complexes, building designation letters or numbers must be visible from the primary 
drive path in the complex.  

Indicate where and how the primary address will be displayed along with the building letter designations.

30.53A.514 Fire Protection Water Supply

Water mains and fire hydrants shall meet the required minimum standards for water mains and fire hydrants.  
These requirements shall apply to land use and construction permit actions subject to this title, or to any other 
existing or future code provision in which compliance with the fire code is specifically required.

All land upon which buildings or portions of buildings are or may be constructed, erected, enlarged, altered, 
repaired, moved into the jurisdiction, or improved, shall be served by a water supply designed to meet the 
required fire flow for fire protection as set out in Appendix B of the International Fire Code (IFC).

Appendix B Fire-Flow Requirements for Buildings

The minimum required fire flow for this project cannot be determined until actual building square
footages are available.  A preliminary calculation shows that you may require 4250 GPM at 20 psi for a



4-hour duration.   With installation of an NFPA 13R automatic sprinkler system a reduction may be calculated, but 
a minimum of 1500 gpm at 20 psi for a 2-hour duration shall be required.

You are required to provide written confirmation from the water purveyor that the minimum required
flow and duration per Appendix B can be provided.

Have the water purveyor complete the attached form and return it with your resubmittal.

30.53A.516 Fire Hydrant Spacing

Fire hydrant locations shall be determined by the fire marshal, in coordination with the water purveyor, and 
pursuant to the requirements of Appendix C of the IFC subject to the following exceptions:

1. Where the buildings are protected by an approved automatic sprinkler system, the spacing requirements 
may be modified, if in the opinion of the fire marshal, the level of fire protection is not reduced.

2. For dead-end streets or roads the fire marshal may make adjustments to the lateral spacing requirements 
to facilitate locating the hydrant at or near the street intersection and hydrants shall be located at, or 
near street intersections whenever possible.

3. All hydrants shall be accessible to the fire department by roadways or accesses meeting the requirements 
of section 503 of the IFC.

Hydrant locations shall meet the requirements of SCC30.53A.520 as noted below.  Provide a water plan 
depicting all locations and piping requirements.

30.53A.518 Hydrant systems

Where a portion of the facility or building hereafter constructed or moved into the jurisdiction is more than 150 
feet from a hydrant on a fire apparatus access road, as measured by an approved route around the exterior of the 
facility or building, on-site hydrants and mains shall be provided.

Exception:
1. For Group R-3 and Group U occupancies, the distance requirements shall be 300 feet.
2. For buildings equipped throughout with an approved automatic sprinkler system installed the distance 

requirement shall be 300 feet.

30.53A.520 (Fire Hydrant Installation) Inspection, Testing and Maintenance Requirements

Fire hydrant systems shall be subject to periodic tests as required by the fire code official. Fire hydrant
systems shall be maintained in an operative condition at all times and shall be repaired where defective.
Additions, repairs, alterations and servicing shall comply with approved standards. Records of tests and
required maintenance shall be maintained.

The following requirements shall apply to the installation or replacement of any required hydrant:

1. Hydrants shall be installed, tested and charged prior to the start of construction, unless otherwise 
approved by the fire marshal.



2. All elements of fire hydrant installation including water mains, pipes, valves, and related components shall 
conform to the fire code, National Fire Protection Association (NFPA) Standard 24 2007 edition, and 
American Water Works Association (AWWAA)Standard C502.94.

3. Four (4) inch storz type steamer port fittings shall be provided on new hydrants.
4. Hydrants shall stand plumb and be set to the finished grade.  There shall be a 36 inch radius of clear area 

about the hydrant for the operation of a hydrant wrench on the outlets and the control valve. The 
pumper port shall face the street, or where the street cannot be clearly identified, the port shall face the 
most likely route of approach of the fire apparatus while pumping.  The hydrant shall be installed within 
15 feet of the street or access roadway.

5. Hydrants shall be a minimum of 50 feet from a commercial structure to be served and no further than 100 
feet from a fire department connection (FDC) if present.

6. Hydrants shall not be obstructed by structures, fences, the parking of vehicles, or vegetation.  Hydrant 
visibility shall not be impaired within a distance of 75 feet in any direction of vehicular approach.

7. The top(s) of the hydrant(s) shall be colored coded to designate the level of service being provided by that 
hydrant.  If the fire flow is 1,000 gpm to 1,499 gpm the top(s) of the hydrant(s) shall be painted green.  If 
the fire flow is 1,500 gpm or greater the top(s) of the hydrant(s) shall be painted light blue.  

8. For all new hydrant installations, either public or private, the developer shall install blue street reflectors 
to indicate hydrant locations.  Installation of blue street reflectors shall be completed prior to final 
approval of any development or new constructions and shall be located hydrant side of center line on the 
driving surface.

9. Vehicles shall not be parked within 15 feet of a fire hydrant, or fire department connection, or a fire 
protection system control valve.

SEPA Checklist

1. Transportation.  We have concerns regarding the traffic congestion in the area and the impact that this 
number of units may have on emergency response times.  It is our understanding that WSDOT is planning 
future changes in the area and access to SR 522 – how will this project coordinate with that and 
emergency service access abilities.

2. Public Services.  It is our understanding that the nearest fire station is scheduled to be closed and replaced 
in the near future with one that would increase the response distance.

Fire District #7 comments

We have received extensive comments from Fire District #7, the responding agency for the area in which the 
project is proposed.  Please provide responses to their concerns as part of our review process.

Items to be addressed prior to final recommendation:

1. Distance between the two entrances
2. Water availability
3. Fire hydrant locations
4. Addressing
5. SEPA Checklist regarding emergency service abilities
6. Review and comment on Fire District 7 project comments of 12-21-16



Snohomish County
Planning and Development Services

PRELIMINARY CERTIFICATE OF WATER AVAILABILITY

This certificate provides Planning and Development Services with information necessary to evaluate development proposals.

APPLICANT: H. Keller  

PLAT/SHORT PLAT NAME: Paradise Lake Road Garden Apts PFN: 16 120252 SPA

PROPOSED USE: PCB Final Plan approval for a 360 unit apartment complex; includes URDS site plan approval.

SITE LOCATION: 9509 PARADISE LAKE RD, SNOHOMISH, WA 98296-7179 

Water Purveyor Information
PRELIMINARY REVIEW

1. a) Water will be provided by service connection only to an existing _______________________ water main 
______________________ feet from the site. (size)

b) Water service will require an improvement to the water system of:
 1) _____________ feet of water main to reach the site; and/or
 2) the construction of a distribution system on the site; and/or
 3) other (describe)_________________________________________________________________

2. a) The water system is in conformance with a County approved water comprehensive plan, or
b) The water system improvement will require a water comprehensive plan amendment.

3. a) The proposed project is within the corporate limits of the district or has been granted Boundary Review 
Board approval for extension of service outside the district or city or is within the County approved 
service area of a private water purveyor.

b) Annexation or BRB approval will be necessary to provide service.
4. If, the subject property is within the area subject to the North Snohomish County Coordinated Water 

System Plan, check all that apply below.
a) The distribution line for the public water supply is of adequate size and across a frontage of the property 

being subdivided.
b) The existing public supplier is willing at the existing supplier’s own expense to extend the water supply 

line across a frontage of the property within one year from the initial written request for water availability.
c) Neither 4.a nor 4.b above apply.

5. Rate of Flow
 flow test of  gpm (Commercial building permits require flow test or calculation)

 calculation of  gpm

6. Duration
  less than 1 hour
  1 hour to 2 hours
  2 hours or more
  other 

Comments/Conditions:

I hereby certify that the above water purveyor information is true.  This certification shall be valid for one year from date of 
signature.

Agency Name Signatory Name

Title Signature Date







TITLE 13 AND TITLE 30

LAND USE AND COMMERCIAL APPROVAL REQUIREMENTS

PLEASE NOTE:

YOUR CONSTRUCTION PLANS WILL RECEIVE SIGNATURE APPROVAL AND 
ASSOCIATED PERMITS WILL BE ISSUED WHEN THE FOLLOWING REQUIREMENTS 

HAVE BEEN MET

PROJECT NAME/NUMBER: 16 120255 LDA Paradise Lake Road Garden 
Apts  

DATE:  1-20-2017 REVIEWED BY: Hansen  INSPECTOR:JM

Title 13 Right-of-Way Use Permit Fees [SCC 13.110.020 and SCC 30.86.030]:

Application Fee in the amount of $ 128.75

Permit Fee in the amount of $ 556.20

Right-of-Way Construction Footage Fee of: 

1’161 x $1.03 = $ 1’195.83
(Footage)                           

Total Title 13 Permit Fees $ 1’880.78

Bond or Assignment of Funds In Lieu of Bond Requirements:

Title 13 Road Improvement Bond in the amount of $138’500.00
SCC 13.10.104/13.10.106/13.10.112/30.84 

Erosion Control Improvement Bond in the amount of $  See “Other” Below- SCC 30.84

Security Administration Fee - 30.86.510(2)(D) & 30.86.030: (Fees required at time of 
submittal)

# lots ___0__   x $19.50 =  ___0_____  (x 3%) __0_____=     $ N/A

Public liability insurance submitted to and approved by Dept. of Finance 
See  attached handout  (13.10.100/30.63A.440 Projects vested prior to Sept. 30, 2010/
                                      30.63A.940 Projects vested after Sept. 30, 2010)

Traffic detour plan for the proposed construction within the public right-of way 
SCC13.10.140/13.40/13.60.030
Prior to construction, provide a lane closure permit from the Dept. of Public Works – SCC13.40
Other:  A separate engineer’s signed and stamped cost estimate is required for the 
temporary erosion control measures to establish the erosion control bond amount 
for the entire project site per SCC 30.84. If this is a commercial project, include the 
impervious surface square footage with the erosion control estimate submittal. 
Submittal fees are based on a percentage of this square footage.



January 11, 2017

Clay White - LDC
20210 142 AVE NE
WOODINVILLE, WA 98072

BARRIER FREE SITE & GENERAL REVIEW COMMENTS 
1ST REVIEW OF THIS PROJECT

PROJECT TRACKING NUMBER 16 120252 SPA
TAX ACCOUNT FILE NUMBER 270525-001-006-00

RE: 360 UNIT / MULTI-FAMILY / 15-STRUCTURE / APARTMENT COMPLEX FOR:
PARADISE LAKE ROAD GARDEN APTS AT:
9509 PARADISE LAKE RD, SNOHOMISH, WA 98296-7179

USE GROUP CLASSIFICATION
APARTMENTS = R-2
ASSEMBLY USES = A-3
ADMINSTRATIVE AREAS = B

FLOOR AREA = VARIES PER BUILDING AND USE
OCCUPANT LOAD = VARIES PER BUILDING AND USE
TYPE OF CONSTRUCTION = V-B ASSUMED
RISK CATEGORY = II
MONITORED SPRINKLER SYSTEM

APARTMENTS = YES
ADMINISTRATIVE USES = UNDETERMINED
ASSEMBLY USES = UNDETERMINED

FIRE ALARM SYSTEM
APARTMENTS = YES
ADMINISTRATIVE USES = UNDETERMINED
ASSEMBLY USES = UNDETERMINED

# OF REQUIRED EXITS = UNDETERMINED
FLOOR DESIGN LIVE LOAD

DWELLING UNITS = 40PSF
OFFICE AREAS = 50PSF
ASSEMBLY OCCUPANCIES = 100PSF
EXIT CORRIDORS = 100PSF
EXIT STAIRWAYS = 100PSF UNIFORM / 300# POINT LOAD

Dear Mr. White,

The plans for the above-described project have been reviewed for compliance with the 2015 International Building 
Code and have been disapproved for purposes of issuing a building permit.  The following corrections and/or 
additions shall be incorporated into a set of working drawings, and two (2) sets shall be resubmitted for approval: 

1. All nonstructural and code compliant aspects of this project are to be done in accordance with the project 
architect, and the following codes:
 2015 International Building Code
 2015 International Fire Code

o 2013NFPA13
o 2013NFPA72

 2015 International Mechanical Code
 2015 Uniform Plumbing Code
 2009 ICC A117.1



 2015 Washington State Energy Code

2. Structural portions of this project are to be done in accordance with the analysis and design of the project 
engineer, the ASCE7-10 Engineering Design Standard, and the 2015 International Building Code.  All 
structural elements are to be done in accordance with the structural engineers design and the parameters set 
forth by the soil engineer.

3. The structural engineer needs to include a design criteria sheet in the structural calculation package.  Said 
sheet needs to detail all design loads and all information about the materials used to resist those loads.  The 
design criteria for the site are:
 Wind Speed - 110MPH Basic Wind Speed / Risk II Category Buildings and other 

Structures / ASCE7-10, Figure 26.5-1A
 Wind Exposure Category - To be determined by the engineer after making a site visit
 Site Classification - ‘D’ unless determined otherwise by a geo-tech report
 Soil bearing Capacity - 1500PSF unless determined otherwise by a geo-tech report
 Frost depth - 18” below grade
 Seismic Design Category - ‘D’
 Snow Load - 25PSF Minimum Roof Design Snow

4. Construction documents shall be dimensioned and drawn upon suitable material.  Submittal documents 
shall be of sufficient clarity to indicate the location, nature and extent of the work proposed and to show in 
detail that it will conform to the provisions of this code and all relevant laws, ordinances, rules and 
regulations as determined by the building official.  Section 107.2.1.

5. All fire-stop and penetration systems proposed for use must be detailed on the construction drawings.  This 
does not simply mean providing a reference number.  Providing a UL or GWB Manual number is not 
adequate.  The specific detail with all required elements and installation information shown is required.  
Section 107.2.2.  This section does not only apply to sprinkler and fire alarm systems.  It also applies to 
passive systems such fire stops, membrane penetration protection, through penetration protection, fire-wall 
assemblies, horizontal fire-rated assemblies, etc.

6. Construction documents shall show in detail the location, construction, size and character of all portions of 
the means of egress including path of the exit discharge to the public way in compliance with the 
provisions of this code.  Section 107.2.3.

7. Construction documents for all buildings shall describe the exterior wall envelope in sufficient detail to 
determine compliance with this code.  Such detail will include details about flashing, intersections with 
dissimilar materials, corners, end details, control joints, intersections at roofs, eaves or parapets, means of 
drainage, water-resistive membranes, and details around openings.  Section 107.2.4.

8. The Construction documents shall provide the information specified in Section 1603.  Section 107.2.6

9. Where parking is provided, five percent of parking spaces shall be provided with electric vehicle charging 
infrastructure in compliance with Sections 427.3 427.4, and 427.5.  When the parking calculation of 
percent served results in a fractional parking space, the applicant shall round up to the next whole number.  
Section 427.2.

10. Unless otherwise specifically modified in Chapter 4 and this Chapter, building height, number of stories 
and building area shall not exceed the limits specified in Sections 504 and 506 based on type of 
construction as determined by Section 602 and the occupancies as determined by Section 302 except as 
modified hereafter.  Building height, number of stories and building area provisions shall be applied 
independently.  Section 503.1.

11. For the purposes of determining the required wall and opening protection and roof covering requirements, 
buildings on the same lot shall be assumed to have a property line between them.  Where a new building is 
to be erected (placed) on the same lot as an existing, the location of the assumed imaginary line with 



relation to the existing building shall be such that the exterior wall and opening protection of the existing 
building meet the criteria set forth in Sections 705.5 and 705.8.  Section 705.3

12. Openings in fire partitions, such as those between dwelling units, shall be protected in accordance with 
Section 716.  Section 708.6.  For one-hour fire partitions the opening protection needs to be equal to or 
better than 45-minute fire-rated assemblies.  Table 716.5.  Since there is no logical way to accomplish this 
where a tub or shower flange abuts a fire partition, the logical method of demonstrating code compliance is 
to not penetrate the required one-hour fire partition at all but to run the fire-resistive gypsum wall board to 
the floor behind the tub and/or shower flange before placing the tub or shower unit and then placing the 
required water board over the tub flange.  Please provide a detail to demonstrate this procedure and provide 
detail bugs onto the floor plans to direct the user to the appropriate detail.

13. Fire-doors shall be self- or automatic-closing in accordance with this section.  Self-closing chute intake 
doors shall not fail in a “door open” position in the event of a closer failure.  Section 716.5.9.  This includes 
all fire-doors, whether 20-minute, 60-minute, or 90-minute.  These doors must be equipped with a latch.  
Section 716.5.9.1.

14. In combustible construction, fire-blocking shall be provided at interconnections between concealed vertical 
stud wall or partition spaces and concealed horizontal spaces created by an assembly of floor joists or 
trusses, and between concealed vertical and horizontal spaces such as occurs at soffits, drop ceilings, cove 
ceilings and similar locations.  Section 718.2.3.

15. An automatic fire sprinkler system installed in accordance with Section 903.3 shall be provided throughout 
all buildings with a ‘Use Group R’ fire area.  Section 903.2.8.

16. Sprinklers shall be installed throughout with an automatic sprinkler system in accordance with this section 
and NFPA13, except as provided in Sections 903.3.1.1.1 and 903.3.1.1.2.  Section 903.3.1.1.

17. Sprinkler protection shall be provided for exterior balconies, decks and ground floor patios of dwelling 
units and sleeping units where the building is of Type V construction, provided there is a roof or deck 
above.  Section 903.3.1.2.1.

18. In Group R-2 occupancies required by Section 907 to have a fire alarm system, all dwelling units and 
sleeping units shall be provided with the capability to support visible alarm notification appliances in 
accordance with Chapter 10 of ICC A117.1.  Such capacity shall be permitted to include the potential for 
future interconnection of the building fire alarm system with the unit smoke alarms, replacement of audible 
appliances with combination audible/visible appliances, or future extension of the existing wiring from the 
unit smoke alarm locations to required locations for visible appliances.  Section 907.5.2.3.4.

19. Portable fire extinguishers shall be installed in all of the following locations:
1. In Groups A, B, E, F, H, I, M, R-1, R-2, R-4 AND S occupancies.

Exception: In Group R-2 occupancies, portable fire extinguishers shall be required only in locations 
specified in items 2 – 6 where each dwelling unit is provided with a portable fire extinguisher having a 
minimum rating of 1-A: 10-B: C.

2. Within 30’ of commercial cooking equipment.

3. In areas where flammable or combustible liquids are stored, used or dispensed.

4. On each floor of structures under construction, except Group R-3 occupancies, in accordance with 
Section 3315 of the International Fire Code.

5. Where required by the International Fire Code sections indicated in Table 906.1.

6. Special hazard areas, including but not limited to laboratories, computer rooms and generator rooms, 
where required by the fire official.
Section 906.1.



20. Fire protection equipment rooms shall be identified in an approved manner.  Rooms containing controls for 
air-conditioning systems, sprinkler risers and valves, or other fire detection, suppression or control 
elements shall be identified for the use of the fire department.  Section 914.2.

21. Structural elements, fixtures or furnishings (including drinking fountains) shall not project horizontally 
more than 4” over any walking surface between the height of 27” and 80” above the walking surface.  
Section 1003.3.3.

22. The means of egress system serving any story and/or an occupied roof be provided with the number of 
exits, or access to exits based on the aggregate occupant load served in accordance with this Section.  The 
path of egress travel to an exit shall not pass through more than one adjacent story.  Section 1006.3.

23. The means of egress serving a room or space shall be illuminated at all times the room or space is occupied.  
Section 1008.2.

24. If you so desire, this can be accomplished through the use of lights connected to occupancy sensing devices 
or perhaps low light photocell sensors.  If you do not wish to use one of those systems, then these lights 
will need to be wired in a fashion so that they are on continuously.  The means of egress illumination level 
shall be not less than 1 foot-candle at the walking surface.  Section 1008.2.1.

25. The power supply for the means of egress illumination shall normally be provided by the premises 
electrical system.   Section 1008.3.

26. In the event of failure of normal power in rooms and spaces that require two or more means of egress, an 
emergency electrical system shall automatically illuminate the following areas:
 Aisles
 Corridors
 Exit access stairways and ramps
Section 1008.3.1.

27. In buildings that require two or more means of egress, an emergency electrical system shall automatically 
illuminate all of the following:
 Interior exit access stairways and ramps
 Interior and exterior exit stairways and ramps
 Exit passageways
 Vestibules and areas on the level of discharge used for exit discharge in accordance with Section 

1028.1.
 Exterior landings as required by Section 1010.1.6 for exit doorways that lead directly to the exit 

discharge.
Section 1008.3.2.

28. In the event of power supply failure, an emergency electrical system shall automatically illuminate all of 
the following areas:
 Electrical equipment rooms
 Fire command centers
 Fire pump rooms
 Generator rooms
 Public restrooms with an area greater than 300 square feet
Section 1008.3.3.

29. Emergency power supply shall have a minimum duration of 90-minutes.  Section 1008.3.4.

30. Emergency lighting facilities shall be arranged to provide initial illumination that is at least an average of 1 
foot-candle and a minimum at any point of 0.1 foot-candle.  Section 1008.3.5.



31. Landings and/or floors are required at each side of each door.  Landings must have a width not less than the 
width of the door.  Sections 1010.1.5 and 1010.1.6.  Landings shall have a length, in the direction of exit 
travel of not less than 60” to meet accessibility guidelines.  

32. Egress doors shall be readily openable from the egress side without the use of a key or any special 
knowledge or effort.  Section 1010.1.9.

33. Door handles, pulls, latches, locks, and other operating devices required to be accessible by Chapter 11 
shall be installed between 34” and 48” above the floor surface and shall not require tight grasping, pinching 
or twisting of the wrist to operate.  Sections 1010.1.9.1 and 1010.1.9.2.

34. Manually operated flush bolts or surface bolts are not permitted.  Section 1010.1.9.4.

35. The unlatching of any door or door leaf, including the doors serving the secure area, shall not require more 
than one operation.  If dead bolts are used, they must release when the door lever is activated.  Section 
1010.1.9.5.  When that door lever is activated, the latch and any other locking hardware must activate at the 
same time permitting an instantaneous path of exit travel.

36. The required capacity of stairways shall be determined as specified in Section 1005.1, but the minimum 
width shall not be less than 44”.  See Section 1009.3 for accessible means of egress stairways.   Section 
1011.2. 

37. Stair riser height shall be not less than 4” and not more than 7”.  The riser height shall be measured 
vertically between the nosings of the adjacent treads.  The stair tread shall be not less than 11”.  Variation 
of risers and treads shall not exceed 3/8” from the smallest to the largest within any flight of stairs.  
Rectangular tread depths shall be 11” minimum measured horizontally between the vertical planes of the 
foremost projection of adjacent treads and at a right angle to the tread nosing.  Section 1011.5.2.

38. Risers shall be solid and vertical or sloped under the tread above from the underside of the nosing above at 
an angle not to exceed 30o from the vertical.  Section 1011.5.5.3.

39. There shall be a floor or landing at the bottom and top of each stairway.  The width shall be not less than 
the width of the stairway they serve.  Every landing or floor surface shall have a minimum width measured 
perpendicular to the direction of travel equal to the width of the stairway.  Where the stairway has a straight 
run, the depth need not exceed 48”.  Section 1011.6.

40. There shall not be enclosed useable space under exterior exit stairways unless the space is completely 
enclosed in one-hour fire-resistance rated construction.  The open space under exterior stairways shall not 
be used for any purpose.  Section 1011.7.4.

41. The flight of stairs shall not have a vertical rise greater than 12’ between floor levels or landings.  Section 
1011.8.

42. Stairways shall have handrails on each side and shall comply with Section 1014.  Where glass is used to 
provide the handrail, the handrail shall also comply with Section 2407.  Section 1011.11. 

43. Exit and exit access doors shall be marked by an approved exit sign readily visible from any direction of 
egress travel.  Access to exits shall be marked by readily visible exit signs in cases where the exit or path of 
egress travel is not immediately visible to the occupants.  Exit sign placement shall be such that no point in 
an exit access corridor is more than 100’ or the listed viewing distance for the sign, whichever is less.  
Section 1013.1.

44. A tactile sign stating EXIT in visual characters, raised characters and Braille and complying with ICC 
A117.1 shall be provided adjacent to each door:
 Leading to an area of refuge
 Leading to an exterior area for assisted rescue
 To each exit stairway or ramp



 To an exit passage
 To the exit discharge.
 Section 1013.4.
This is a totally different and separate requirement from the requirement found in Section 1013.1.

45. Exit signs shall be illuminated at all times.  To ensure continued illumination for a duration of not less than 
90-minutes in case of primary power loss, the sign illumination shall means shall be connected to an 
emergency power system provided from storage batteries, unit equipment or an on-site generator.  Section 
1013.6.3.

46. Handrails serving stairways, ramps, stepped aisles, and ramped aisles shall be adequate in strength and 
attachment in accordance with 1607.8.  Handrails required for stairways by Section 1011.11 shall comply 
with Sections 1014.2 through 1014.9.  Handrails required for ramps by Section 1012.8 shall comply with 
Sections 1014.2 through 1014.8.  Section 1014.1.

47. Handrail height shall be measured above the stair tread nosings at a uniform height of not less than 34” and 
not more than 38”.  Section 1014.2.

48. Where handrails are not continuous between stair flights or ramp runs, the handrails on both sides shall 
extend horizontally at least 12” beyond (in the direction of travel, not wrapped around a corner) the top 
riser and continue to slope for the depth of at least one tread beyond (in the direction of travel, not wrapped 
around a corner) at the bottom riser.  Section 1014.6.

49. Projections by handrails or other items into the required width of stairs shall be not exceed 4 ½” at or below 
the handrail height.  Section 1014.8.

50. Guards shall be located along open-sided walking surfaces, including mezzanines, equipment platforms, 
aisles, stairs, ramps, landings, etc. where said walking surface is more than 30” higher than the surface or 
grade below.  Guard and attachment strength shall be in accordance with Section 1607.8.  Section 1015.2.

51. Guards shall be not less than 42” high measured as follows:
 From the adjacent walking surface;
 On stairs, from the line connecting the leading edges of the tread nosings; and
 On, ramps, from the ramp surface at the guard
Section 1015.3

52. Required guards shall not have openings which allow the passage of a sphere 4” in diameter from the 
walking surface to the required guard height.  Section 1015.4.

53. In ‘Use Group R-2’ and ‘Use Group R-3’occupancies, one and two-family, and multiple family dwellings, 
where the opening of the sill portion of an operable window is located more than 72” above the finish grade 
or other surface below, the lowest part of the clear opening of the window shall be at a height of 36” above 
the finished floor surface of the room in which the window is located.  Section 1015.8.

54. Interior exit stairways and interior exit ramps serving as an exit component in a means of egress system 
shall comply with the requirements of this Section.  Interior exit stairways and ramps shall be enclosed and 
lead directly to the exterior of the building or shall be extended to the exterior of the building with an exit 
passageway conforming to the requirements of Section 1024, except as permitted in Section 1028.1.  An 
interior exit stairway shall not be used for any purpose other than as a means of egress and a circulation 
path.  Section 1023.1.

55. Enclosures for interior exit stairways and ramps shall be constructed in accordance with Section 707 or 
horizontal assemblies constructed in accordance with 711, or both.  Interior exit stairways and ramp 
enclosures shall have a fire-resistance rating of not less than two-hours where connecting four stories or 
more and one hour where connecting less than four-stories.  Basements shall be considered as stories when 
determining fire-resistance requirements.  Interior exit stairways shall have a fire-resistance rating not less 
than the floor assembly penetrated, but need not exceed two-hours. Section 1023.2.



56. A sign shall be provided at each floor landing in an interior exit stairway and ramp connecting more than 
three-stories.  Said sign shall identify the floor level, the terminus of the top and bottom of the interior exit 
stairway and ramp and identification of the stair or ramp.  The sign shall also state the story of, and the 
direction to, the exit discharge and the availability of a roof access form the interior exit stairway and ramp 
for the fire department. Section 1023.9.

57. Buildings and facilities shall be designed and constructed to be accessible in accordance with this code and 
ICC A117.1, except those portions of ICC A117.1 amended by this section.  Section 1101.2.  Please review 
all elements of your design to ensure that they are in compliance.  This compliance needs to be fully 
demonstrated in the construction drawings.

58. The technical criteria in Chapters 3 through 9, Sections 1002, 1003 and 1006 and chapter 11 of this 
standard makes sites, facilities. Buildings, and elements accessible to and useable by people with such 
disabilities as the inability to walk, difficulty in walking, reliance on walking aids, blindness and visual 
impairments, deafness and hearing impairment, incoordination, reaching and manipulation impairment, 
lack of stamina, difficulty interpreting and reacting to sensory extremes of physical size.  The intent of 
these sections is to allow a person with a physical disability to independently get to, enter, and use a site, 
facility, building or element.  ICC A117.1, Section, 101.

59. The minimum width of an exterior route of travel is 44”.  Section 1101.2.1, as amended by the State of 
Washington.

60. At least one accessible route within the site shall be provided from public transportation stops, accessible 
parking, accessible passenger loading zones, and public streets or sidewalks to the accessible building 
entrance served.  Section 1104.1.

61. Within a site, at least one accessible route of travel shall connect accessible buildings, accessible facilities, 
accessible elements, and accessible spaces that are on that same site.  Please clearly demonstrate the 
accessible route of travel.  Section 1104.2.

62. When a building or portions of a building is required to be accessible, at least one accessible route of travel 
shall be provided to each portion of the building, to accessible building entrances connecting accessible 
pedestrian walkways and the public way.  Section 1104.3.

63. Accessible routes shall coincide with or be located in the same area as a general circulation path.  Where 
the circulation path is interior, the accessible route shall also be interior.  Where only one accessible route 
is provided, the accessible route shall not pass through kitchens, storage rooms, restrooms, closets or 
similar spaces.  Section 1104.5.

64. The number of accessible barrier free parking spaces required shall be based on the total number of parking 
spaces provided on site.  Where more than one parking facility is provided on site, the number of accessible 
parking spaces required shall be calculated separately for each parking facility.  Section and Table 1106.1.

65. Where parking is provided, within or beneath a building, accessible parking spaces shall also be provided 
within or beneath a building.  Section 1106.2.4.

66. One of every six barrier free stalls provided shall be designed and installed as a “VAN” accessible barrier 
free parking stall.  Section 1106.5.

67. Car parking spaces shall be 96” in width and Van parking spaces shall be 132” in width.  ICC A117.1, 
Section 502.2.

68. Access aisles serving car and van parking spaces shall be 60” minimum in width.  ICC A117.1, Section 
502.4.2.



69. Access aisles shall extend the full length of the parking spaces they serve.  ICC A117.1, Section 502.4.3.

70. Access aisle shall be marked so as to discourage parking in them.  ICC A117.1, Section 502.4.4.

71. Parking spaces and access aisles shall comply with Section 302 and have surface slopes not to exceed 1:48.  
Access aisles shall be at the same level as the parking spaces they serve.  ICC A117.1, Section 502.5.

72. Where accessible parking spaces are required to be identified by signs, the signs shall include the 
International symbol of accessibility complying with Section 703.6.3.1.  Signs identifying Van parking 
spaces shall contain the designation “VAN ACCESSIBLE”.  Signs shall be placed so the bottom of the sign 
is not less than 60” above the floor or surface level of the parking space.  ICC A117.1, Section 502.7.

73. A vertical clearance of 98” minimum shall be provided at the following locations:
 Parking spaces for vans.
 The access aisles serving parking spaces for vans.
 The vehicular routes serving parking spaces for vans.
ICC A1171. Section 502.8.

74. All dwelling units on site shall be considered to determine the required number of ‘Type A’ units.  
Accessible and ‘Type A’ units shall be apportioned among efficiency dwelling units, single bedroom units, 
and multiple bedroom units, in proportion to the number of such units provided in the building.  Section 
1107.6.2.1.1, as amended by the State of Washington.

75. Where there are four or more dwelling units or sleeping units intended to be occupied as a residence in a 
single structure, every dwelling unit and every sleeping unit intended to be so occupied shall be a ‘Type B’ 
unit.  Section 1107.6.2.2.2.

76. Construction documents shall show the size, section and relative locations of structural members with floor 
levels, column centers, and offsets dimensioned.  The design loads and other information pertinent to the 
structural design required by Sections 1603.1.1 through 1603.1.9 shall be indicated on the construction 
drawings.  Section 1603.1.

77. Guards shall be designed to resist a single concentrated load of 200 pounds applied at any direction at 
any point along the top, and have attaching devices and supporting structure to transfer the loading to the 
appropriate elements of the structure.  Section 1607.8.1.1.

78. Guard components shall be designed to resist a horizontally applied load of 50PSF.  Such area shall be 
calculated to include any/all openings and spaces between rails.  Section 1607.8.1.2.

79. Buildings, structures, and parts thereof shall be designed to withstand the minimum wind loads prescribed 
herein.  Decreases in wind loads shall not be made for the effect of shielding by other structures.  Section 
1609.1.

80. Every Structure, and portion thereof, including non-structural components that are permanently attached to 
structures and their supports and attachments, shall be designed and constructed to resist the effects of 
earthquake motions in accordance with ASCE7-10, excluding Chapter 14, and appendix 11A.  The seismic 
design category for a structure is permitted to be determined in accordance with Section 1613 or ASCE 7.  
Section 1613.1.

81. Each building and structure shall be assigned to the more severe seismic design category in accordance 
with Table 1613.3.5(1) or 1613.5.5(2).  Section 1613.3.5.

82. Sill plates shall be anchored with anchor bolts and steel plate washers between the foundation sill plate and 
the nut or approved anchor straps.  Such washers shall be a minimum of 0.229” X 3” X 3” in size.  Section 
2308.3.2.



83. The glazing material in openings adjacent to doors shall be of safety glazing materials.  Safety glazing is 
required when the glazing is within a 24” arc of, either vertical edge of a door, and the bottom edge of the 
glazing is within 60” of the floor.  Section 2406.4.2.  This requirement applies to glazing within a close 
proximity of doors whether the doors are on an interior or exterior wall.

84. Glazing where the bottom exposed edge of the glazing is less than 60” above the plane of the adjacent a 
walking surface of stairways, landings, between flights of stairs, and ramps shall be considered a hazardous 
location and safety glazing is required.  Section 2406.4.6. 

85. Materials used as a base for wall tile in tub and shower areas, and wall and ceiling panels in shower areas 
shall be of materials listed in Table 2509.2 and installed in accordance with the manufacturer’s 
recommendations.  Water resistant gypsum backing board shall be used as a base for tile on water closet 
compartment walls when installed in accordance with GA-216 or ASTM C 840 and the manufacturer’s 
recommendations.  Regular gypsum is permitted under tile or wall panels in other wall or ceiling areas 
when installed in accordance with GA-216 or ASTM C 840.  Section 2509.2.

86. The exit stairways are required to be designed using an importance factor of 1.5.  ASCE7-10, Section 
13.1.3, item #1.

87. Please understand that this letter is not intended to cover all code requirements that could potentially need 
to be addressed on this project.  It is however intended to provide information about issues that commonly 
need to be addressed in projects of this nature.  For a more complete sense of all code requirements, please 
consult the entire body of codes previously noted in this letter.

88. The plans shall bear the seal and signature of an architect or engineer licensed by the State of Washington.  
Section 107.1.  The architect is to provide a certification stamp and signature on all drawings prepared by 
him/her.  Every page of a plan set must contain the seal, stamp and signature of the engineer who prepared 
or had direct supervision over the preparation of the work, and date of signature.  The cover sheet of each 
set of structural calculations and specifications shall contain the seal, stamp and signature along with the 
date of the signature.  The signature applied in these circumstances needs to be an original handwritten 
“wet ink” signature across the face of the seal. See the following two paragraphs for additional information 
on proper stamping procedures.

All final file structural documents submitted for review shall:
 Bear the certification stamp/seal of the engineer.
 Place a “wet ink” signature directly over the face of the certification stamp/seal.
 Place the date that the signature was applied adjacent to said stamp/seal.
 (WAC 196-23-020)(WAC 196-23-070)
 All final file architectural documents submitted for review shall:
 Bear the certification stamp/seal of the architect.
 Countersign across the face of the certification stamp/seal.
 (WAC 308-12-081)

If I may be of any further assistance to you regarding the above items, you may contact me at 425)388-3311, 
extension 2683 or e-mail:  VMcKinney@co.snohomish.wa.us

Sincerely,

Vic McKinney
Senior Plans Examiner
VMcKinney@co.snohomish.wa.us
425-388-3311, ext. 2683



cc: Fire Marshal’s Office
Commercial Building Inspector














